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INTRODUCTION 
 

The following reports, HyettPalma, Inc.’s Downtown Hopewell Economic 
Enhancement Strategy 2002 and Wells and Associates’ Downtown Hopewell 
Transportation Evaluation were instrumental in the preparation of the Downtown 
Hopewell Master Plan.  The Hyett Palma study documented community opinions in 
a variety of ways including interviews with a number of community leaders and 
focus groups.  The firm developed the vision for Downtown in an open community 
session that involved participation from many segments of the community.  In 
addition, HyettPalma also undertook market studies/assessments of the retail, 
housing and office market segments as well as a physical evaluation of the 
Downtown area.  Their insights were invaluable in the development of many of the 
recommendations in the Downtown Hopewell Master Plan.   
 
HyettPalma, is a nationally recognized leader in Downtown redevelopment and 
revitalization.  Their market and reality driven approach has proven success in 
communities across the nation. 
 
Wells and Associates, one of the leading traffic engineering firms in Virginia, 
undertook an assessment of existing traffic, parking and pedestrian circulation issues 
currently existing in Downtown Hopewell.  Their evaluation of these conditions as 
well as their recommendations regarding future needs in these areas informed the 
Downtown Plan’s recommendations regarding traffic calming and circulation and 
the future parking demands for the area. 





































































































































































































































 

DOWNTOWN HOPEWELL MASTER PLAN 
TRANSPORTATION EVALUATION 
 
 
Introduction 
 
 
Safe and efficient transportation infrastructure is essential to 
the health and prosperity of downtown Hopewell.  This document 
presents an evaluation of the downtown Hopewell street and 
parking systems. 
 
 
Street Network 
 
 
Overview.  A connected network of arterial, collector, and local 
streets served downtown Hopewell.  Most streets operate two 
ways, which permits clockwise and counterclockwise around-the-
block circulation. 
 
Grid Street Network.  Most local streets are two lanes wide with 
curb parking on both sides, which promotes pedestrian safety and 
comfort.  Crossing distances at intersections are short and 
parked vehicles act as a buffer between pedestrians walking on 
sidewalks and vehicles traveling on the street. 
 
Block dimensions vary and are significantly different east and 
west of Randolph Road.  Typical dimensions west of Randolph Road 
are 400 to 450 feet square.  Typical dimensions east of Randolph 
Road are relatively large at 300 feet by 600 feet.  These 
dimensions are exceptionally long and reduce motorist and 
pedestrian options for navigating that portion of the downtown.  
While there is a mid-block access to the Cawson Street parking 
lot from Broadway as well as a pocket park for pedestrians, 
neither is as effective for transportation purposes as would be 
a roadway.  Pedestrians generally prefer to walk where there is 
other activity going on rather than through unoccupied space and 
motorists, especially those unfamiliar with an area will tend to 
avoid what appears to be only an access to a parking lot as a 
through way. 
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Randolph Road.  Randolph Road (Route 10) is an arterial highway 
and designated truck route that presents a formidable barrier to 
those walking between offices and other places of employment to 
the west and retail stores, restaurants, and other commercial 
uses to the east. 
 
Randolph Road carries 12,000 vehicles per day, according to the 
Virginia Department of Transportation (VDOT).  This volume of 
traffic is well within the capacity of this four-lane road.  
Traffic signals are located on Randolph Road at Appomattox 
Street/Main Street/Cawson Street, East Broadway Avenue, and City 
Point Road.  The posted speed limit is 25 miles per hour (mph). 
 
Many trucks pass through downtown Hopewell on the way between I-
295 to the north and industrial uses to the south.  The amount 
of truck traffic is in large part due to the location of 
Hopewell’s industrial areas, but, perhaps even more so, to the 
location of a weigh station immediately south of downtown.   
 
Approximately six percent of all vehicles on Randolph Road (or 
720 daily vehicles) are heavy trucks, according to VDOT.  These 
trucks are widely viewed as noisy, disruptive, and hazardous to 
pedestrians.  The volume of truck traffic is perceived to be 
greater than that reported by VDOT. 
 
Also, none of the streets that intersect Randolph Road in 
Downtown do so at right angles creating potential sight line 
problems at some intersections.  The combination of these 
factors creates pedestrian safety concerns as well as dividing 
Downtown into two distinct areas. 
 
Recommendations.  The following is recommended to support the 
downtown Hopewell master plan: 
 

1. Work with VDOT to relocate the truck scales on Randolph 
Street and establish a truck route that either 
eliminates or reduces the portions of that road 
designated as a truck route. 

 
2. Install traffic calming measures such as raised 

crosswalks, traffic signal timing and reduced speed 
limits to slow traffic and act as disincentive for 
through traffic. 
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3. Construct a more fine-grained, connected street network 
as downtown Hopewell redevelops. As redevelopment 
occurs ensure that the new streets shown on the 
illustrative plan are constructed. 

 
4. As the Firestone site moves forward in the development 

process, study options for improving Main Street as an 
access into the site especially at the intersection 
with the railroad tracks. 

 
5. Remove one-way traffic restrictions on Cawson Street 

and replace the angled parking with parallel spaces. 
 

6. Develop the new streets shown on the Illustrative Plan 
at the time of redevelopment. 

 
7. Reconfigure Appomattox Street as shown on the 

Illustrative Plan and site-specific redevelopment plans 
in order to make this a more attractive street. 

 
 
Parking Analysis 
 
 
Overview.  An adequate parking supply, well situated and 
managed, is a prerequisite to a healthy, vibrant downtown.  This 
section evaluates existing and future downtown Hopewell parking 
requirements.   
 
Peak weekday and Saturday parking demands are identified for 
retail, restaurant, office, residential, theater, hotel, 
library, and other uses on each block and in each area of 
downtown Hopewell.  Detailed analyses of existing and future 
conditions are presented in Appendices A and B, respectively. 
 
Parking Supply.  Downtown Hopewell is served by approximately 
1,927 parking spaces, as shown in Table 1.  Four hundred thirty 
four (434), or 22.5 percent of these spaces, are curb parking 
spaces.  Fourteen hundred ninety three (1,493), or 77.5 percent 
of all spaces, are off-street spaces.  These include 
unrestricted, time-restricted, handicap, and reserved parking 
spaces. 



Table 1
Existing Parking Supply, by User Restriction

Area Block On- Public Public Handi- Employee Customer City Total Percent
Street Unrestricted Time- cap Employee Total

Restricted

1 A 42                124              -               6                  -               -               11                183              9.5%
B 18                -               -               -               -               -               -               18                0.9%
C 36                89                6                  2                  2                  6                  -               141              7.3%
D 20                -               -               -               -               -               -               20                1.0%
E -               18                -               -               -               -               -               18                0.9%

Subtotal 116              231              6                  8                  2                  6                  11                380              19.7%

2 A 13                -               3                  5                  -               44                -               65                3.4%
B 2                  -               -               1                  -               7                  -               10                0.5%
C 14                -               -               2                  -               -               24                40                2.1%
D 9                  10                11                5                  -               -               68 103              5.3%
E 33                72                -               1                  -               -               17                123              6.4%
F 16                -               -               2                  7                  21                -               46                2.4%
G 18                -               -               2                  -               17                -               37                1.9%
H 22                4                  17                9                  27                68 -               147              7.6%
I -               23                -               1                  -               -               -               24                1.2%
J 11                -               -               5                  -               57 -               73                3.8%
K 10                241              -               6                  -               -               8                  265              13.8%

Subtotal 148              350              31                39                34                214              117              933              48.4%

3 A 11                -               -               -               -               -               -               11                0.6%
B 11                -               -               -               -               -               -               11                0.6%
C 26                77                -               -               -               -               -               103              5.3%
D 22                69                -               4                  22                7                  94                218              11.3%
E 11                -               -               -               -               -               -               11                0.6%
F -               27                -               -               -               -               -               27                1.4%

Subtotal 81                173              -               4                  22                7                  94                381              19.8%

4 A 2                  14                -               -               -               -               -               16                0.8%
B 31                34                -               2                  -               13                -               80                4.2%
C 14                10                -               -               -               11                -               35                1.8%
D 21                7                  -               1                  2                  50 -               81                4.2%
E 21                -               -               -               -               -               -               21                1.1%

Subtotal 89                65                -               3                  2                  74                -               233              12.1%

Total 434              819              37                54                60                301              222              1,927           100.0%
% Totoal 22.5% 42.5% 1.9% 2.8% 3.1% 15.6% 11.5% 100.0%

Wells Associates, LLC
McLean, Virginia
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There are three major areas of surface parking, between Second 
and Third Streets from City Point Road to Randolph, the area 
around the Criminal Justice Center and the City owned lot north 
of Broadway.  A number of individual buildings or businesses 
also have their own parking lots. 
 
The distribution of parking resources does not appear to be 
directly related to demand from adjacent businesses or 
institutions.  The result is that some areas are over supplied 
while others, such as City Hall and the retail portion of 
Broadway, don’t have enough spaces.  Part of the problem on 
Broadway may be due to employees or business owners using on-
street parking for their own vehicles.   
 
Parking Occupancy.  Six hundred nineteen (619), or about a 
third, of these spaces were occupied at mid-day on Tuesday, 
September 10, 2002, as shown in Table 2.  Two out of three 
spaces were vacant.  Vacant spaces could be found at the curb 
and in off-street lots on each block of downtown Hopewell. 
 
Parking Demands.  The parking demands that are generated by 
existing uses in downtown Hopewell were estimated based on: (1) 
the existing quantities of development on each of the blocks and 
in each area of downtown Hopewell, (2) peak weekday and Saturday 
parking demand indices, (3) synergy among complementary uses, 
(4) non-auto mode splits, (5) hourly parking accumulation for 
each use, and (6) seasonal variations. 
 
Land Uses.  Downtown Hopewell includes nearly a half million 
square feet of office, retail, and restaurant uses; over 45,000 
S.F. of civic uses; a 750-seat movie theater; and 281 
residential dwelling units, as shown in Table 3.  The vision for 
the future of downtown Hopewell includes more residents, a new 
hotel, a larger modern library, and doubling the commercial 
density. 
 
Parking Demand Indices.  Parking demand indices (or the number 
of parking spaces required for each unit of development) were 
identified based on industry standards and experience in other 
similar downtowns. 



Table 2
Existing Parking Occupancy, by User Restriction
(Tuesday, September 10, 2002)

Area Block On- Public Public Handi- Employee Customer City Total Percent
Street Unrestricted Time- cap Employee Total

Restricted

1 A -               32                -               1                  -               -               10                43                6.9%
B 10                -               -               -               -               -               -               10                1.6%
C -               51                6                  -               2                  1                  -               60                9.7%
D 11                -               -               -               -               -               -               11                1.8%
E -               9                  -               -               -               -               -               9                  1.5%

Subtotal 21                92                6                  1                  2                  1                  10                133              21.5%

2 A 1                  -               -               1                  -               -               -               2                  0.3%
B -               -               -               -               -               1                  -               1                  0.2%
C -               -               -               -               3                  14                17                2.7%
D 2                  10                9                  2                  -               -               50                73                11.8%
E -               50                -               -               -               -               -               50                8.1%
F 1                  -               -               1                  7                  15                -               24                3.9%
G -               -               -               -               -               11                -               11                1.8%
H 3                  2                  6                  3                  16                43                -               73                11.8%
I -               2                  -               -               -               -               -               2                  0.3%
J -               -               -               -               -               16                -               16                2.6%
K -               98                -               -               -               -               2                  100              16.2%

Subtotal 7                  162              15                7                  23                89                66                369              59.6%

3 A -               -               -               -               -               -               -               -               0.0%
B -               -               -               -               -               -               -               -               0.0%
C -               23                -               -               -               -               -               23                3.7%
D -               25                -               -               7                  4                  -               36                5.8%
E -               -               -               -               -               -               -               -               0.0%
F -               -               -               -               -               -               -               -               0.0%

Subtotal -               48                -               -               7                  4                  -               59                9.5%

4 A 1                  1                  -               -               -               -               -               2                  0.3%
B 7                  7                  -               -               -               4                  -               18                2.9%
C -               -               -               -               -               11                -               11                1.8%
D -               -               -               -               -               27                -               27                4.4%
E -               -               -               -               -               -               -               -               0.0%

Subtotal 8                  8                  -               -               -               42                -               58                9.4%

Total 36                310              21                8                  32                136              76                619              100.0%
% Totoal 1.9% 16.1% 1.1% 0.4% 1.7% 7.1% 3.9% 32.1%

Wells Associates, LLC
McLean, Virginia



Table 3
Downtown Hopewell, Virginia Master Plan
Development Program

Land Use Units Existing Master Change Percent
Plan Change

Retail S.F. 273,900       280,365       6,465       2.4%
Restaurant S.F. 19,950         119,585       99,635     499.4%
Cinema Seats 750              750              -          0.0%
Hotel Rooms 150              NA NA 
Library S.F. 9,500           50,000         40,500     426.3%
Recreation Center S.F. 31,600         31,600         -          0.0%
Post Office S.F. 4,500           4,500           -          0.0%
Office S.F. 201,175       569,725       368,550   183.2%
Residential D.U. 281              671              390          138.8%

Wells Associates, LLC
McLean, Virginia
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Synergy.  The following assumptions were made regarding synergy 
among uses: 
 

♦ On weekdays, five percent of all movie patrons; 10 
percent of all retail and restaurant customers; 10 
percent of all recreation center patrons; and 20 
percent of all library and post office customers would 
be drawn from other downtown uses, such as offices or 
residents. 

♦ On Saturdays, five percent of all retail and restaurant 
customers; five percent of all movie patrons; 10 
percent of all recreation center patrons; 10 percent of 
all post office customers; and 20 percent of all 
library customers would be drawn for other downtown 
uses. 

 
Non-Auto Mode Splits.  The following assumptions were made 
regarding non-auto use: 

 
♦ On weekdays, five percent of all retail, restaurant, 

library, and post office customers; five percent of all 
movie patrons; five percent of all hotel guests; five 
percent of all recreation center patrons; and 10 
percent of all office employees would travel by some 
mode other than a private automobile that is parked at 
their destination (i.e., walk, dropped off by other, 
taxi, public transportation, or some other mode). 

♦ On weekdays, 10 percent of all retail, restaurant, 
movie theater, library, recreation center, and post 
office employees and five percent of all office 
visitors would travel by a non-auto mode. 

♦ On Saturdays, five percent of all retail, restaurant, 
and post office customers; five percent of all movie, 
library, and recreation patrons; five percent of all 
hotel guests; and 10 percent of all office workers and 
residents would travel by a non-auto mode. 

♦ On Saturdays, 10 percent of all downtown customers, 
patrons, workers, residents, and visitors would travel 
by a non-auto mode. 
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Hourly Parking Patterns.  Peak office parking demands typically 
occur during the late morning; peak retail parking demands 
typically occur during the mid to late afternoon; peak 
restaurant, movie, and hotel parking demands typically occur 
late at night.  Accordingly, these complementary uses can share 
the same parking spaces.  For example, an individual parking 
space could be occupied by an office worker during the day and a 
retail, restaurant, or movie patron at night. 
 
Seasonal Parking Variations.  Similarly, various uses have 
different peak season parking requirements.  The peak retail 
season is Christmas, in December.  The peak restaurant, cinema, 
and hotel seasons are the summer months of June and July. 
 
Existing Parking Demands.  Taking all of these factors into 
account, a peak of 2,167 parking spaces would be required on 
weekdays to serve existing uses in downtown Hopewell in the 
early afternoon in December, if these uses were fully occupied 
and successful.  A lesser total of 1,781 spaces would be 
required on Saturdays. 
 
A total of 1,948 spaces would be required on typical September 
weekdays.  This is approximately equal to the existing supply of 
1,927 parking spaces. 
 
As noted earlier, only 619 spaces were observed occupied on a 
typical weekday in September.  This indicates that existing uses 
generate only about a third (or 32 percent) of the parking 
demand that would be typically expected.  
 
Future Parking Demands.  The uses envisioned in downtown 
Hopewell would generate a peak weekday demand for 4,529 parking 
spaces in the early afternoon in June, as shown Figure 1.  This 
is 2,602, or 135 percent, more spaces than the existing on- and 
off- street parking supply in downtown Hopewell.  Approximately 
1,723 spaces would be required in Area 1; 2,034 spaces in Area 
2; 328 spaces in Area 3; and 446 spaces in Area 4.  A lesser 
total of 3,462 spaces would be required on Saturdays. 



Wells Associates, LLC
McLean, Virginia

Figure 1
Downtown Hopewell

Parking Accumulation by Hour
Weekday
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Recommendations.  The following is recommended to support the 
downtown Hopewell master plan: 
 

1. Provide a total of about 4,500 parking spaces. 
 
2. Provide as many spaces as possible on the street, for 

the convenience of users and to promote a comfortable 
pedestrian environment. 

 
3. The proposed new residential, hotel, and some of the 

other uses may provide sufficient numbers of spaces to 
adequately accommodate their own parking demands 
(i.e., they may be self-parked). 

 
4. New garages are required, at the locations shown on 

the Illustrative Plan, to provide an overall adequate 
number of parking spaces and a balanced spatial 
distribution of parking. 

 
5. Demolish the Butterworth’s warehouse building to 

provide additional short-term parking for Broadway 
merchants.  Use this as a demonstration project for 
future surface parking improvements.  Seek to restrict 
the demolition of other buildings or the use of open 
space for additional surface parking. 

 
6. Include directions to public parking areas as part of 

the way-finding system. 
 

7. Ensure that public parking areas are clearly marked 
and that the regulations governing them are easily 
visible and understandable. 

 
8. Designate employee parking areas on the periphery of 

Downtown that would not likely be used by customers 
and encourage employees to use these areas. 

 
9. Amend the Zoning Ordinance to require additional 

parking lot landscape and screening improvements as 
discussed in the Design Guidelines. 






























































